CONCEPT SITE PLAN REPORT
to the
Carroll County Planning and Zoning Commission
October 15, 2024

Prepared by
David Becraft, Bureau of Development Review

SUBJECT: S-23-0028 — Primrose School Childcare Facility

LOCATION: North side of Dickenson Road, east of West Hemlock Drive; C.D. 05

OWNER: Tract Z-1 Property, LLC, 9405 Parsley Drive, Ellicott City, MD 21042
(Members: Scott O. Miller, William J. lampieri)

DEVELOPER: Primrose Schools, P.O. Box 322, New Castle, NH 03854

ENGINEER: Leon A. Podolak and Associates, LLC, 147 East Main Street,
Westminster, MD 21157

ZONING: Commercial Medium Intensity (C-2)

ACREAGE: 2.2025 acres

WATERSHED: Liberty Reservoir
FIRE DISTRICT: Sykesville/Freedom
MASTER PLAN: Commercial-Medium — 2018 Freedom Community Comprehensive

Plan
PRIORITY
FUNDING AREA: Freedom
DESIGNATED

GROWTH AREA: Freedom

*
A X4

Action Required:

The plan is before the Planning and Zoning Commission per Chapter 155 of the Code of
Public Local Laws and Ordinances of Carroll County for review of a concept site plan. No
action is required.

The Planning Commission may consider delegating approval of the final site plan to the
Planning Commission Chair.

Existing Conditions:

The subject property is vacant and forested with no streams or floodplains on site. It fronts
Dickenson Road, a service road paralleling Liberty Road, MD Route 26, with existing
sidewalk along the entire frontage. To the west and north, the property adjoins The
Hemlocks, an R-20,000-zoned subdivision built with single family residences (see plat
attached). To the east lies the Oklahoma Road Middle School property, owned by the Board
of Education. The subject property and all surrounding properties lie in the Freedom existing
public water and sewer service areas.
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Dickenson Road was extended westward in 2000 with the Miller-lampieri development of the
Dickenson Road Business Complex. It was then further extended westward in 2008 with
Miller-Tampieri’s Carroll Station Planned Business Center. In 2003, the subject property was
platted as Tract Z of the subdivision of the Miller-lampieri Property with a note prohibiting a
building permit or zoning certificate from being issued prior to a plan being approved by the
Planning and Zoning Commission (see attached). The note was carried forward to the 2009
amended plat of the Miller-lampieri property with an addition of a “Non-Buildable” notation
on Tract Z-1 (see attached). The final segment to connect Dickenson Road through to West
Hemlock Drive was completed by the County in 2011. An amended plat is being processed
concurrently with the site plan which will remove the non-buildable annotation.

Plan Review:

The concept site plan was subject to citizen involvement at the December 18, 2023 meeting of
the Technical Review Committee. One citizen attended voicing a desire for buffering the
neighborhood from the new childcare facility.

The developer proposes to construct a 13,500 square foot building to be utilized as a childcare
facility. Building elevations are shown on sheet 13 of the drawings set and annotated as 35 feet
at the cupola and 18 feet at the flat roof. Exterior materials proposed include board & batten
siding, stone veneer, and a metal roof. A lighting plan is provided on sheet 5 depicting pole-
mounted parking lot lights mounted at 27 feet above grade. The final site plan shall include a
photometric plan.

Parking requirements for a childcare facility are 1 space per employee plus 1 space per 10
children. Parking has been calculated for 25 employees and 189 children, totaling 44 required
spaces. There are 45 spaces proposed.

A traffic impact study (TIS) was conducted for this development and concluded that no road
improvements are necessitated. Access is proposed from two points on Dickenson Road
which correspond to the access points for Carroll Station Planned Business Center on the
south side of Dickenson Road. In 2008 when the Business Center was approved, Dickenson
Road did not connect through to West Hemlock Drive. The County completed the service
road extension in 2011. Engineering Review commented that sight distance at both access
points does not meet Carroll County standards and variance requests have been approved by
the Bureau of Engineering.

Sheet 16 depicts the single monument sign to be located at Dickenson Road between the two
entry drives. The proposed sign will be double sided and has proposed dimensions of 8 feet
tall and 9 feet wide. Materials and colors are noted as board & batten and stone to match the
building. A sign tabulation for the site is provided on sheet 1. Total area permitted by code is
calculated to be 632 square feet. Total signage proposed equals 92 square feet.

The concept plan was presented to the Design and Architectural Review Committee on
August 13, 2024. The Committee made the following recommendations:

1. A building with more of a “residential character” is recommended.
2. A parapet is recommended to hide those items on the roof.
3. Additional screening along the residential properties is recommend.

Landscaping is shown along the property frontage of Dickenson Road, at the residential
property lines and the common property line with the school, and surrounding the proposed
dumpster enclosure. Landscape Review has granted concept approval of the plan. Forest
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Conservation will be addressed by off-site banking and has been conceptually approved. Site
Compliance as deemed the proposal ADA compliant and has granted approval.

The Bureau of Utilities has granted approval of the plan with proposed water and sewer
connections to those lines within Dickenson Road. The Zoning Administration has approved
the plan.

The Bureau of Resource Management has granted concept Stormwater Management approval.
Stormwater management (SWM) will be addressed with bio-retention facilities, an
underground detention facility, non-rooftop disconnects to a grass channel located at the
northernmost property line, and a detention pipe. Stormwater overflow will convey through a
new stormdrain pipe on the Oklahoma Road Middle School grounds to an outfall. The owner
/ developer has been working with Carroll County Public Schools Facilities Management and
has obtained an easement over the school grounds.

The site plan will be tested and reviewed for adequacy of public facilities in accordance with
Chapter 155 of the Code of Public Laws and Ordinances of Carroll County Maryland.
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GENERAL NOTES
1. Current title reference:

Owner —  M&T PROPRTIES LLE |
Deed reference — LIBER L.W.S. 2354, FOLIO I3
Date — MAY17°2000

Grantor — SCOTT 0. MILLER and WILLIAM [ 1AMPIER!

2. No grading, filling or construction shall be permitted which obstructs or inhibits the
surface flow of water within drainage and ulility easements shown hereon.
Any modification or plat reassembly shall be subject to approval by the Carroll County

Planning and Zoning Commission.

i S

County Master Plan for water and sewerage

Water — existing service area
Sewer — existing service areq

Public water and sewer will be available, and no individual water and ‘seu}er'age
systems shall be permitted. COMMUNITY WATER AND SEWERAGE FALTLITIES WILL BE AVAILABLE 70

ALL LOTS OFFERED FOR SALE.

6. THE NEW ROAD SHOWN HEREON, DICKENSON ROAD, (570 BE CONVEVED 70 CARROLL COUNTY PURSYANT
T0 A PUBLIC WORKS AGREEMENT ENVTERED INTD BETWEEN THE DWNER AND CARROLL COUNTY,

PLAT of Subdivision of the

VICINITY MAP

Scale: 1”7 = 2000™

Nothing shown or stated on this plat shall create a covenant or restric

MILLER-IAMPIERI PROPERTY

ON LIBERTY ROAD

5-TH ELECTION DISTRICT k L CARROLL COUNTY, MARYLAND

SCALE: 1"=860

OWNERS & DEVELOPERS

Mr. Scott 0. Miller Mr. William J. lampijeri
8450 Baltimore National Pike 8339 Baltimore National Pike

Ellicott City, Maryland 21043 Ellicott City, Maryland

Phone: 410-461-3200 Phone:  410-465-8300

IN ELDERSBURG

July 6, 1999

21043

CERTIFICATE

WINGS\RECPLAT\MILIAMP.OWG

‘CARROLL COUNTY DEPARTMENT OF PUBLIC WORKS FUR UTIHITIES

THE OWNER(S) TO THE BEST OF HIS (THEIR) KNOWLEDGE, AND THE SURVEYOR DO HEREBY CERTIFY THAT THE

| LAND SHOWN HEREON HAS BEEN LAID OUT AND THE PLAT PREPARED IN COMPLIANCE WITH SECTION 3-108 OF THE REAL BY z o D‘m ) 0
PROPERTY ARTICLE OF THE ANNOTATED CODE OF MARYLAND (1874), AS AMENDED, PERTAINING TO THE PREPARATION OF -
RECORD PLATS.. - (OMMUNITY JATER AND SEWEH VTIET WILL GE AVAILABLE 70 ALL LOTT DFFERED FOR SALE. - COMMUNITY WATER AND SEWAGE SYSTEMS ARE IN' CONFORMANCE WITH

CARROLL COUNTY HEALTH DEPARTMENT

~

THE CARROLL COUNTY MASTER PLAN FOR WATER AND SEWER.

PLAT BOOK fll PAGE 2.00
DATE __ b~ 30-D3

LEON A. PODOLAK and ASSOCIATES

SURVEYING and CIVIL ENGINEERING

(410) 848-2229 — (410) 876-1226

Q\ACLMN%

' | omvers siowatvre_ /§ oM "l
BY. s , gontl. DATE /e 'l‘ S L : . Vo i i/

DATE_ S A0 LO0C

(ATURE AND REG. NO. Wibtona A /7&@% 3633

Alexander-P. Ratych

APR ASSOCIATES, INC.

ENGINEERS — SURVEYORS

* 7427 Harford Road Baltimore, Maryland 21234
(410) 444-4312 — Fax: (410) 444-1647

63 East Main St. (P.0. Box 266) Westminster, Marylond 21157 1=4-00 | TRACT 7 NOTE

: f%"% T /7l sqorzoeo

Date Revision
10-21-99 | COUNTY COMMENTS

3-31-00 | DEV.REVIEW COMMENTS |
1-9-00 _ | UPPATE TITLE REFERERCE]

Alexander P. Ratych 7 Reg. No. 3633 Drawing No. 3 3 cia

F7-99-034 = 2
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e 5-TH ELECTION DISTRICT CARROLL COUNTY, MARYLAND
3 Ro 250,55 / 1. No. of building sites: 1
= 2. Total area of Parcel 'A": 0.1589 acs. " )
© O . =
a . 7340) G® 5 3. Total area of Tract 'Z-1":  2.2025 acs. SCALE:  17~60 July 18, 2006
& THE PURPOSE OF THIS AMENDED PLAT IS TO CONSOLIDATE A PORTION OF THE ADJOINING 705 Shy ,?% 4. Total area of Lot 1A: 2 4654 ACS. PROPERTY OWNERS
~ PROPERTY (#1708 LIBERTY ROAD) WITH LOT 1 OF THE 'MILLER~IAMPIERI PROPERTY’ (PLAT 5. Total area of Subdivision: 48268 acs. M & | PROPERTIES, LLC
£ BOOK 47 FOLIO 200), CONSOLIDATE A PORTION OF THE ADJOINING PROPERTY (1708 9405 PARSLEY DRIVE
= - LIBERTY ROAD) WITH TRACT ‘Z' OF THE 'MILLER-IAMPIERI PROPERTY" (PLAT BOOK 47 ELLICOTT CITY, MARYLAND 21042-1746 . -
S 8 FOLIO 200), AND TO CONVEY ADDITIONAL RIGHT-OF-WAY FOR DICKENSON ROAD. PLAT BOOK B 1 PAGE IQO PHONE: 410-456-0101 F-O 6-0 1 8
ER DATE .20 -09
Qa >
3 3
~ ’ ! P
2 < SURVEYOR'S CERTIFICATE OWNER'S CERTIFICATE CARROLL COUNTY HEALTH DEPARTMENT LEON A. PODOLAK and ASSOCIATES, L.L.C.
> |, JOEL E. BRENGLE, A REGISTERED LAND SURVEYOR OF THE STATE OF MARYLAND, DO HEREBY THE OWNER(S) 10 THE BEST OF HS (TWER) KNOWLEDGE, MND THE SURVEYOR DO HEREBY CERTIFY THAT THE ] / / :
> CERTIFY THAT THE LAND SHOWN HEREDN HAS BEEN LAD OUT AND THE PLAT PREPARED IN LAND SHOWN HEREON HAS BEEN LAID OUT AND THE PLAT PREPARED IN COMPLIANCE WITH SECTION 3-108 OF THE REAL ] 3/d5/0% Date Revison
O CONPUIANCE WITH SECTION 3-108 OF THE REAL PROPERTY ARTICLE OF THE ANNOTATED CODE OF PROPERTY ARTICLE OF THE ANNOTATED CODE OF MARYLAND (1974), AS AMENDED, PERTAINING TO THE PREPARATION OF ate 7 . SURVEYING and CIVIL ENGINEERING 2-20-07 | DEV. REVIEW COMMENTS
o | NARYLAND (1974), AS MENDED, PERTANNG TO THE PREPARATON OF RECORD PLATS. THS DRAWNG | RECORD PLATS.  COMMUNITY WATER AND SEWERAGE FACILITIES WILL BE AVAIABLE TO ALL LOTS OFFERED FOR SALE. il . ° 147 East Main St. (P.0. Box 266) Westminster, Maryland 21157 | CCHD COMNENTS
= % 1S NOT INTENDED TO SHOW EVERY MATTER AFFECTING THE OWNERSHIP AND USE, NOR EVERY MATTER Comr;)lurg;y b:at;r s(ind ;;werfge S);stemsdare in conformance with the (410) 848-2229 — (410) B76-1226 5—11-07 | DEV. REVIEW COMMENTS
D & | RESTRICTING THE OWNERSHIP AND USE, OF THIS PROPERTY. THIS DRAWING (S NOT INTENDED TO M . / / Z‘ Carrol unty Master Plan for waler ond sewer. .
O % | REPLACE AN EXAMINATION OF TTLE O TO DEPICT OR MOTE ALL WATTERS AFFECTING TILE. OWNER'S SIGNATURE g : Ut/r ke fAnT s pUTT Jlofbld C — v - ® ) |
5 E’ %SQO'H’ O. My “er CARROLL COUNTY INING AND ZONING COMMISSIO d@’@&)(z/ |
= - JJ £ ZZ; .24 X ‘
= 3 SIHATURE q.70.07 OWNER'S SIGNY BY e {- 2608 g Joel E. Brengle/ / Reg. No. 21334
2 § DATE 4 ' / CARROLLJCOUNTY DEPARTMENT OF PUBLIC WORKS FOR UTILITIES . Bl N\ This Plat hos been prepared by and/or under the responsible
© b2 TAND SURVEYOR SURVEYOR'S SIGNATURE AND REG. NO. #2452 | A a3 e ) /F/0F J -, Owy, AND ENN charge of the herein signed Licensed Surveyor, in occordance with
3 3 05 7= 2¢.0% AL the Maryland Minimum Standards, adopted August 1, 2005. ; 3652
a b STATE OF MARYLAND REGISTRATION NO. 21334 Jgél E. Brengle ‘ s [ g mr3 . " andards, adopted Fugust 1, Drawing No.
; VAo -
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